
 

MEMORANDUM 
 
TO:  Paul Stoddard 

 City of Falls Church Development Services 
 
FROM:  William F. Johnson, P.E. 
  Andrew C. Buntua, P.E. 
 
RE: Founders Row (Formerly Mason Row) 
 City of Falls Church, Virginia 
 
SUBJECT: Parking Reduction 
 
DATE:  August 14, 2018 
   
 
 
Introduction 
 
This memorandum provides an analysis to support a parking reduction in conjunction with 
the redevelopment of certain parcels in the City of Falls Church.  The 4.32-acre site is 
generally located on the north side of West Broad Street (Route 7), east of North West 
Street and south of Park Avenue, as shown on Figure 1.  
 
The subject site was recently rezoned to the B-1 (Limited Business) District.  The current 
development plan contemplates redevelopment of the property with the following use mix: 
 

 56,5577 gross square feet (GSF) of commercial (retail) uses 
 72 active adult dwelling units 
 322 apartment dwelling units 
 5,000 GSF of office uses 
 825-seat theater 

 
The current site plan is provided on Figure 2.  Based on information from the Applicant and 
as supported in this parking analysis, 1,017 parking spaces are proposed to support the 
redevelopment.  As described in this document, the Applicant is seeking an overall five (5) 
percent parking reduction from the City’s Zoning Code requirements.  The purpose of this 
memorandum is twofold: 1) present the results of a parking study in support of the parking 
reduction and 2) provide parking management strategies to support the parking reduction 
and the operation of the site upon completion and to be included in a  
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Transportation Demand Management (TDM) and Parking Management Plan (PMP), 
provided under separate cover.    
 
Sources of data for this analysis include, but are not limited to, a review of parking 
requirements both locally and nationally; plans prepared by Walter L. Phillips, Inc. and 
WDG Architects, the files and library of Wells + Associates, Inc., Transforming Tysons Plan 
Amendment Text dated June 22, 2010, and Mill Creek Residential Trust.  
 
 
Background 
 
On January 11, 2016, the City Council approved rezoning and special exception applications 
which rezoned the subject site to the B-1 District.  Based on the submitted site plan, the site 
development mix is described as follows: 
 
Residential  

 Multifamily Apartment  
o 2 – Efficiency (0 Bedroom) Units 
o 219 – 1 Bedroom Units 
o 101 – 2 Bedroom Units 

 Active Adult (Age Restricted) 
o 39 – 1 Bedroom Units 
o 33 – 2 Bedroom Units 

 
Non-Residential 

 56,557 GSF Retail/Restaurant space 
 825-seat Theater 
 5,000 GSF Office 

 
As reflected on the plan, parking for this redevelopment would be provided in both surface 
lots, internal on-street parking, and a parking structure totaling 1,017 parking spaces 
proposed to serve the site. The parking total includes those spaces necessary for use by 
commercial patrons, residents, visitors, and staff.  Access to the parking structure will be 
provided by ramps located within the site.  
 
 
City of Falls Church Zoning Requirements 
 
Chapter 48, Article V, Division 2 of the City of Falls Church Code of Ordinance establishes 
off-street parking requirements for various land uses by providing parking rates per unit of 
land use (i.e., per residential dwelling unit, per 1,000 GSF of retail uses, etc.).  The 
calculated parking provided herein is based on the updated Article 48, approved by City 
Council and adopted on February 23, 2016.  A copy of the relevant Ordinance text 
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applicable to the Founders Row redevelopment is provided as Attachment I. Section 48-
1004 of the Ordinance outlines the parking requirements for the proposed/planned on-site 
use as follows: 
 

Dwelling, Multifamily –  1.0 per efficiency unit, no bedroom 
   1.50 per one bedroom unit 
   2 per two bedroom unit 
   2 per three or more bedroom unit 
 
Motion Picture Theatres – 1 per 4 seats based on maximum seating capacity in main 

assembly 
 
Shopping Center –  1 per 300 sf of floor area 
 
Office –   1 per 450 sf of floor area 

 
For purposes of determining the required parking, the age restricted units were calculated 
using the same rates for multifamily residential uses.  As reflected on Table 1, based on a 
strict application of the Zoning Ordinance, the residential dwelling units would require 658 
parking spaces and the non-residential uses would require 408 parking spaces for a total of 
1,066 spaces required per the Ordinance.   
 
 
Requested Parking Reduction 
 
Section 48-970 of the Zoning Ordinance allows the Applicant to request a modification of 
the off-street parking and loading requirements contained in Section 48-1004.  A copy of 
the specific ordinance text is included in Attachment I.  In general, parking reductions may 
be permitted if a Transportation Demand Management (TDM) justifies the reduced parking 
supply.  Furthermore, parking may be reduced in mixed use developments where parking 
may be shared among two or more uses, subject to the provisions in 48-971. 
 
In accordance with Ordinance, the Applicant is requesting a parking reduction of 5% from 
the number of parking spaces that would be required by a strict application of the City of 
Falls Church Zoning Ordinance.  The proposed 1,017 parking spaces would be allocated to 
the site uses as per the following: 
 

 Residential – 516 spaces (average rate of 1.31 spaces per unit) 
 Non-residential (office, theater, retail) – 501 spaces 
 TOTAL – 1,017 spaces 
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As summarized previously, the allocation of the proposed parking supply represents no 
reduction in the number of non-residential (i.e., office, retail, and theater) spaces required 
by Code.  Therefore, the following sections provide the justification for the requested 
parking reduction per the City’s Ordinance provisions for the residential uses only. 
 
 
RESIDENTIAL PARKING REDUCTION 
 
Overview 
 
As stated above, the Applicant proposes to dedicate 516 parking spaces for the proposed 
322 multifamily residential units and 72 age restricted adult residential units.  This supply 
represents an average parking rate of 1.31 spaces per unit.  Based on the City Code 
requirement (see Table 1), the average parking rate to meet Code is calculated at 1.67 
spaces per unit.  Therefore, the proposed residential parking supply represents a 21.4% 
reduction from the Code requirement. 
 
 
Unit Type 
 
As part of the Founders Row redevelopment project, the Applicant proposes a mix of unit 
types that would minimize the number of two bedroom units. Table 2 summarizes the 
proposed unit mix for the combined apartment and age restricted uses: 
 
Table 2 
Unit Mix Summary 
 Apartment Age Restricted TOTAL 
 Number Percentage Number Percentage Number Percentage 
Studio 2 1%   2 1% 
One Bedroom 219 68% 39 54% 258 65% 
Two Bedroom 101 31% 33 46% 134 34% 
TOTAL 322  72  394  
 
By providing a unit mix in this manner, the overall parking ratio necessary to adequately 
supply the development will be reduced.  This unit mix will encourage, on average, fewer 
occupants per dwelling unit which, in turn, results in diminished auto ownership per unit.  
Many jurisdictions including and outside of the City of Falls Church recognize that single 
bedroom multifamily units generate less parking demand and therefore have variable 
parking ratios in their ordinances that reflect different unit types.  Therefore, the mix of 
unit types proposed by the Applicant would, in of itself, serve to reduce residential parking 
demand.  By introducing measures and strategies that would take advantage of other 
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transportation mode choices as elaborated later in this document, the full residential 
parking reduction is justified. 
 
 
Alternate Modes 
 
In addition to the unique unit type mix, the site is located completely within one mile of the 
West Falls Church Metrorail station (as measured from the site’s farthest point from the 
station).  Furthermore, the site is served by a Metrorail destined bus route located along 
West Broad Street adjacent to the property.  The metrobus (WMATA) 28A bus route 
operates on 20 to 30 minute headways during the weekday peak hours and serve the West 
Falls Church station as well as locations within Tysons. The bus stop(s) for these lines are 
located along West Broad Street directly adjacent to the subject site.  As indicated in the 
Voluntary Concessions, the applicant will be constructing a new bus shelter adjacent to the 
site, subject to coordination with the City. 
 
Based on U.S. 2010 Census Journey to Work data for the City of Falls Church, drivers within 
the City utilize the following modes of transportation: 
 
 Drive Alone: 61.8% 
 Carpool: 8.0%  
 Mass Transit: 16.9% 
 Walk/Bike: 4.3% 
 Other:  9.0% 
 
As indicated above, non-single occupant vehicle (non-SOV) travelers account for 
approximately 38.2% of vehicle trips in the area.  The effect of alternative modes would 
further reduce the residential parking demand associated with the property. It should be 
noted that the proximity of the Washington & Old Dominion (W&OD) regional trail makes 
this site ideally situated to take advantage of walking and bicycling as viable modes of 
transportation. 
 
 
Transportation Demand Management 
 
Imposing controls and gaining parking efficiencies can work to encourage the use of 
alternate modes of transportation (a City planning objective) and foster smart growth. 
Tightening parking supplies at concentrated residential and/or commercial sites, in 
conjunction with certain Transportation Demand Management (TDM) strategies have 
resulted in conditions shown to increase mode splits.  As a result, communities throughout 
the nation, like the City of Falls Church, have begun to incorporate flexibility into their 
parking requirements as evidenced by the great number of internet sites relating to 
parking.   
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The applicant has prepared and submitted a Transportation Management Plan (TMP) and 
Parking Management Plan (PMP) for Founders Row, dated July 2018 which outlines 
strategies to further reduce vehicle trips and auto dependency for future residents.   
 
The following elements within the Parking Management Program are designed to reduce 
vehicle ownership, as well as single occupant vehicle trips: 

 Unbundling parking for residential and office space, 
 Establish vehicle ownership limitations, 
 Limit the supply of available parking, 
 Shuttle service. 

Unbundled Parking for New Residential 
Unbundling refers to a strategy where parking is rented or sold separately, rather than 
automatically included with the rent for a building space. This element reveals the true cost 
of parking, which allows users to consider a more accurate travel cost trade-off when 
deciding what transportation to choose.   
 
Parking for residential units will be unbundled and purchased/leased at market rates. In 
cases where the market dictates that parking be inclusive of lease costs, the cost of the 
parking can be presented to the lessee as a line item.  
 
Establish Vehicle Parking Space Limits 
As a means to ensure enough parking availability, the site will limit the number of parking 
spaces associated with all multifamily residential units to 1.31 cars per unit.   Of the 1.31 
spaces per unit approximately 0.15 spaces per unit will be available for residential 
visitors/guests. 
 
It is widely recognized that reducing available on-site parking is, in itself, a TDM measure.  
Regular parking management, including the requirement of parking decals/passes and/or 
the limiting of guaranteed parking spaces per unit has been shown to both reduce average 
auto occupancy and lessen the number of vehicle trips generated by a residential 
development.  In concert with the above strategies, the actual parking demand that will be 
experienced upon completion of the redevelopment will justify the reduced parking supply 
as requested. 
 
Shuttle Service 
The applicant has indicated that a shuttle service will be made available to the residents of 
the site (both the multifamily and age restricted components).  Therefore, residents of the 
multifamily uses will have an additional alternative travel mode available through the 
shuttle service in order to lessen reliance on the personal automobile. 
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Parking Reduction Summary 
 
Based on the documentation provided herein, the following can be summarized: 

 
1. Under a strict application of the City of Falls Church Zoning Ordinance, 1,066 

parking spaces would be required to accommodate the proposed site uses. 
 

2. The applicant is requesting an overall parking reduction of up to 5% (a reduction of 
49 parking spaces) in order to provide 1,017 parking spaces to serve the site uses. 

a. Parking associated with the site’s residential component would be reduced 
by 21.4% (a reduction of 141 parking spaces). 

b. Parking associated with the site’s non-residential component (office, theater 
and retail uses) would meet and/or exceed the parking that would be 
required by the City’s Ordinance. 

 
3. Due to the proximity of Metrorail and ready access to an existing bus route adjacent 

to the site and in concert with proposed transportation demand management (TDM) 
and parking management strategies, the peak residential parking demands 
associated with the Founders Row project would be further reduced. 
 

4. Strategies to reduce and manage parking as outlined in the applicant’s 
Transportation Demand Management (TDM) and Parking Management Plan (PMP) 
include the following: 

a. Unbundling parking for residential use 
b. Establish vehicle parking space limits 
c. Shuttle service 

 
5. The proximity of the W&OD regional trail makes this site ideally situated for 

walking and bicycling as viable modes of travel. 
 

6. The applicant has indicated that shuttle service will be established that will be 
available to the site’s residents, both for the multifamily units and the age restricted 
units. 
 

7. Based on the preceding background research and analysis, the proposed parking 
reduction requested by the applicant should be supported. 
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PARKING MANAGEMENT STRATEGIES 
 
 
Parking Layout 
 
A total of 1,017 parking spaces will be provided on the site.  The figures provided in 
Attachment II illustrate the location and assignment of the proposed parking supply by 
garage parking level and on the surface.  The parking supply includes seven (7) on-street 
parking spaces along Mason Avenue which are incorporated in the overall 1,017-space 
parking count.  As shown, the shared commercial parking spaces will be generally located 
nearest to the vehicular entrances/exits to the site.  Residential reserved parking will be 
located in secured parking areas on the lowest levels of the garage.   
 
While the parking supply for the residential site component will be secured (i.e., reserved), 
the parking associated with the commercial component will generally be open for public 
use (i.e., shared).  Therefore, any late evening or overnight residential parking demand 
would have the ability to utilize the commercial parking supply that would not be utilized 
outside of peak commercial demand.  The specific allocation of the parking supply is 
summarized in the following: 
 
 Use      Parking Allocation 
 
 Residential (Reserved)   516 
 Retail, Theater, Office (Shared)  501* 
 TOTAL     1,017 
 
 *Includes seven (7) on-street spaces along Mason Avenue 
 
 
Bicycle Parking 
 
As shown in the submitted site plan, secure bicycle storage for residents and employees 
(long-term “Class 1”) is provided in parking level P-0 as well as Level 1 and Level 1-A.  
Bicycle parking for short term “Class 3” (i.e., commercial patrons and guests) is provided in 
bicycle racks located throughout the public ground floor areas of the development.  As 
stipulated in the Applicant’s Voluntary Concessions, the bicycle parking is provided in 
accordance with Arlington County bicycle parking standards and requirements. 
 
 
Monitoring and Enforcement 
 
In order to determine the efficacy of the parking reduction strategies and parking 
management plan, the applicant has committed to monitoring the parking utilization 
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through parking counts.  Parking counts refer to a visual or automated account of occupied 
and/or empty parking spaces used to ensure that the amount of parking supply on the 
redevelopment site is appropriate to meet peak parking demand. The methodology 
associated with the collection of parking occupancy counts will be coordinated with the 
City of Falls Church for a minimum of 30 days prior to the initiation of such counts and/or 
surveys.   
 
At a minimum, parking occupancy counts will be conducted annually beginning one year 
after site occupancy.  
 

 Residents, employees, and visitors will not be advised as to the date/time of the 
parking occupancy counts; 

 Occupancy counts will be conducted on a typical Tuesday, Wednesday or Thursday 
during a non-holiday week when area public schools are in session; 

 Counts will be collected between 6:00 AM and 6:00 6:00 PM;  
 Parking occupancies will be recorded every 60 minutes; and 
 The counts will be segmented by residential and non-residential uses. 

 
Parking Occupancy Counts will continue to be collected until two (2) years of consecutive 
counts conducted post-full occupancy show that the parking demand associated with 
residential uses is met based on the overall amount of parking supply.   
 
Once two (2) years of consecutive counts show that the parking demand is met based on 
the overall parking supply, the applicant will continue to conduct annual parking 
occupancy observations on the site on a more informal basis which may be limited to one 
site-wide count to be included in the annual report, as specified in the TDM and PMP. 
 
As outlined above, the specifics of the parking occupancy collection and reporting efforts 
will be coordinated with the City of Falls Church prior to the initiation of data collection 
activities. Parking counts will be overseen by the on-site Transportation Coordinator (“TC” 
as defined in the TDM and PMP) and timing will be consistent with commute surveys and 
traffic surveys. In order to determine if parking is sufficient to meet the demands of the 
site, the TC shall determine, as evidenced by the parking counts, the percentage of spaces 
occupied and averaged over the twelve hour period of 6:00 PM to 6:00 AM.    If the average 
percent occupied is less than 97% of the overall supply, then the parking is deemed 
sufficient to meet demand.   If the average percentage occupied is greater than or equal to 
97% of the available supply, then the Transportation Coordinator will meet with the City to 
discuss additional strategies within the Parking Management Plan to be implemented in 
order to reduce parking demand. The TC shall present the results of the parking count 
results to the City in an annual report, as specified in the TDM and PMP.  
 
In addition to the above and as stipulated in the executed Voluntary Concessions (VC’s), the 
applicant agrees that City of Falls Church staff, upon written notice to the owner’s 
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designated representative, will have access to the garages on the site at all times to conduct 
parking utilization counts and to monitor compliance with the TDM and PMP. 
 
 
Attachments: a/s 



 

 
 
 
 
 
 
 
 
 
 

Attachment I 
 

City of Falls Church Zoning Ordinance 
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(Code 1973, § 81-60; Code 1982, § 38-31(d)(2); Ord. No. 619; Ord. No. 790; Ord. No. 804; Ord. No. 
811; Ord. No. 924; Ord. No. 960, 2-23-1981; Ord. No. 999, 2-22-1982; Ord. No. 1021, 8-9-1982; Ord. 
No. 1039, 2-28-1983; Ord. No. 1051, 6-13-1983; Ord. No. 1081, 9-10-1984; Ord. No. 1083, 9-24-1984; 
Ord. No. 1139, 5-27-1986; Ord. No. 1188, 5-26-1987; Ord. No. 1203, 10-13-1987; Ord. No. 1227, 6-13-
1988; Ord. No. 1263, 5-22-1989; Ord. No. 1277, § 6, 10-10-1989; Ord. No. 1382, 11-25-1991; Ord. No. 
1477, 5-9-1994; Ord. No. 1590, 10-14-1997; Ord. No. 1636, 3-8-1999; Ord. No. 1766, 9-13-2004) 

 
Sec. 48-1005.  Nonconforming uses. 
(a) Created.  Uses which do not conform to all applicable requirements 
of this chapter shall, upon the effective date of the ordinance from which 
this division is derived, become nonconforming. No use which is made 
nonconforming by virtue of the adoption of the ordinance from which this 
division is derived shall be expanded, extended or enlarged in any way that 
would increase the off-street parking requirement unless and until such 
increased requirement is satisfied.  
(b) Uses made nonconforming by governmental action.     

(1) No use which, prior to the effective date of the ordinance from 
which this division is derived, had or by subsequent future action of 
the federal, state or city governments shall have any portion of its 
required off-street parking or loading area condemned, confiscated 
or acquired by any means by any governmental authority, shall by 
virtue of such action become nonconforming. 
(2) All uses which remain conforming by virtue of the provisions 
of this subsection (c), although providing off-street parking or 
loading space insufficient to satisfy the requirements of this division, 
shall be allowed to expand or enlarge upon provisions of such 
additional off-street parking or loading space as may be required for 
the expansion or enlargement alone. 
(3) Whenever a use, described by this subsection (c), is combined 
with other properties and through such combination satisfies all 
applicable provisions of this division, it may no longer have recourse 
to the special immunities of this subsection (d). 

(Code 1973, § 81-60; Code 1982, § 38-31(e); Ord. No. 619; Ord. No. 790; Ord. No. 804; Ord. No. 811; 
Ord. No. 924; Ord. No. 960, 2-23-1981; Ord. No. 999, 2-22-1982; Ord. No. 1021, 8-9-1982; Ord. No. 
1039, 2-28-1983; Ord. No. 1051, 6-13-1983; Ord. No. 1081, 9-10-1984; Ord. No. 1083, 9-24-1984; Ord. 
No. 1139, 5-27-1986; Ord. No. 1188, 5-26-1987; Ord. No. 1203, 10-13-1987; Ord. No. 1227, 6-13-1988; 
Ord. No. 1263, 5-22-1989; Ord. No. 1277, § 6, 10-10-1989; Ord. No. 1382, 11-25-1991; Ord. No. 1477, 
5-9-1994; Ord. No. 1590, 10-14-1997; Ord. No. 1636, 3-8-1999; Ord. No. 1766, 9-13-2004) 



 

 
 
 
 
 
 
 
 
 
 

Attachment II 
 

Parking Plan 
 
 
 
 
 
 
 
 
 




















